STAFF REPORT
PLANNING COMMISSION

FILE NO.: CP12-025

PROJECT DESCRIPTION: Conditional Use
Permit to allow the remodeling and expansion of
an existing gasoline service station/convenience
store including the installation of two fuel
dispensers, canopy enlargement and a 75 square
foot building addition on a 0.66 gross acre site.

LOCATION: Northeast corner of Piedmont
Road and Sierra Road (1304 Piedmont Rd.)

P.C. Agenda: 2-13-13
Item No. 3.a.

Submitted: June 27, 2012
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RECOMMENDATION

Planning staff recommends that the Planning Commission approve the proposed Conditional Use Permit
for the following reasons:

1. The proposed project is consistent with the Envision San José 2040 General Plan goals and
policies, specifically:
a. The proposed use is compatible with existing uses in the surrounding area.
b. The Neighborhood/Community Commercial designation in the Envision San José 2040
General Plan supports commercial retail and service uses that serve neighboring
communities and neighborhoods.

2. The proposed use provides adequate parking in accordance with the requirements of the San
Jose Municipal Code, Title 20 (Zoning Ordinance).

3. The project conforms to the development requirements of the CP Commercial Pedestrian Zoning
District.

4. The project conforms to the Commercial Design Guidelines.

5. The proposed project conforms to the requirements of California Environmental Quality Act
(CEQA). A Negative Declaration (ND) for the proposed project was prepared in conformance
with the CEQA.

BACKGROUND & DESCRIPTION

On June 27, 2012, the applicant, Mission Trail Oil Co., on behalf of Robinson Oil Co., applied for a
Conditional Use Permit to allow the expansion of a Rotten Robbie gasoline service station and
convenience store. This expansion involves the installation of two additional fuel dispensing stations,
supplementary canopy structure, and a 75 square foot addition to the front of the building. Inside the
building, there is a planned expansion of the current 432 square foot convenience store use to include a
former service bay area of 1,185 square feet that is currently being used for storage. The proposed
convenience store will then have a new total area of 1,692 square feet. Neither the sale of alcohol for off-
site consumption or late-night operation is currently proposed.

The subject site is located within a CP Commercial Pedestrian Zoning District. The proposed gasoline
service center/convenience store is considered a Gas Station use under Title 20 (Zoning Ordinance) and
requires a Conditional Use Permit in the CP Commercial Pedestrian Zoning District.

The site is located at the northeast corner of Piedmont Road and Sierra Road. The site bounded on two
sides by an egg-harvesting use in the A Agricultural Zoning District. There is another gas station on the
other side of Piedmont Road to the west and a San José Fire Station to the southwest. To the south of the
property across Sierra Road there is multi-family residential. Additionally, there is multifamily residential
just north of the site. However, this development is separated from the project site by the driveway for the
egg-harvesting business and a 6-foot tall masonry wall.

ANALYSIS
The proposed project was analyzed with respect to conformance with the following: 1) Envision

San José 2040 General Plan, 2) the Zoning Ordinance, 3) Commercial Design Guidelines and (4)
California Environmental Quality Act (CEQA).
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General Plan Conformance

The existing site has an Envision San José 2040 General Plan Land Use/Transportation Diagram
designation of Neighborhood/Community Commercial. This designation supports commercial activity of
a neighborhood or community scale. Typical uses in the Neighborhood/Community Commercial
designation are neighborhood serving retail and service establishments such as the proposed gas
station/convenience store.

Additionally, the proposed project promotes the following goals and policies of the San Jose Envision
2040 General Plan with respect to neighborhood serving commercial uses:

1. Goal LU-5 — Neighborhood Serving Commercial: Locate viable neighborhood-serving
commercial uses throughout the City in order to stimulate economic development, create complete
neighborhoods, and minimize vehicle miles traveled.

The proposed project maintains and revitalizes an existing gas station which, with the expansion
of the convenience market, would provide enhanced retail services to the surrounding residential
neighborhoods.

2. Policy LU-5.6: Encourage and facilitate the upgrading, beautifying, and revitalization of existing
strip commercial areas and shopping centers. Minimize the visual impact of large parking lots by
locating them away from public streets.

The proposed project upgrades and expands the existing gas station thereby making the subject
site a viable business location.

Zoning Ordinance

The project has been analyzed for consistency with the required development standards of the Commercial
Pedestrian Zoning District with regard to setbacks, height and parking.

Setbacks and Height

The CP Commercial Pedestrian Zoning District requires a maximum front setback of 10 feet (no minimum),
no side setback, and a rear setback of 25 feet. The additions to the gasoline service area and convenience
store conform to the side and rear setback requirements and maintain the existing legal non-conforming front
setback. The CP Commercial Pedestrian Zoning District development standards provide for a maximum
height of 50 feet. The proposed building height is no greater than 19 feet which is below the maximum
height requirement, and is therefore in conformance.

Parking

The Zoning Ordinance requires that a gas station provide one parking space per employee, one space per air
and water station, and one space for patrons stopping for information. Additionally, the Zoning Ordinance
requires the retail use, in this case the convenience store, to provide one space per 200 square feet of net
floor area. The subject project employs one person, has one air and water station and proposes 1,438 gross
square feet of retail space. Therefore, the gas station use requires three parking spaces and the retail use
requires eight parking spaces for a total of eleven required parking spaces. The project provides five parking
spaces plus six fueling stations (which are allowed to be counted as one space each) for a total of eleven.
Therefore, the proposed project achieves the Zoning Ordinance requirement for off-street parking.
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Commercial Design Guidelines

The project has been analyzed based on the standards recommended in the Commercial Design Guidelines
with respect to building design and circulation.

Building Design

The Guidelines recommend that all structures on the site should be architecturally consistent with the main
structure, that they contribute to a positive street presence, and that a structure with temporary appearance is
not appropriate. The proposed canopy is situated on the site so as to best relate to the street while the trash
collection area is located in the rear of the building away from public view. Architectural building elements
such as the building entrance canopy provide depth and variation. The building materials of stone veneer,
board and batten metal panels, and metal canopy will match the existing building and canopy. The materials
of the three elements of the site, convenience store, trash enclosure, and pump island canopy are consistent
in terms of design and materials.

Parking and Circulation

The Guidelines recommend that each pump island include stacking for two vehicles equal to approximately
40 feet. The location of the pump islands on the site accommodates this stacking of two vehicles in that
there is approximately 50 feet of open paved area adjacent to the pump islands along with additional
circulation area throughout the paved fueling truck path behind the building. The pump islands themselves
are spaced 32 and 27 feet apart from each other, which is far enough apart that a car could be located on both
sides of each pump without conflict. In this two-by-three pump array, there is a 26 foot aisle which is
adequate for maneuvering between the pumps. One of the two existing driveways on Piedmont Road is
proposed to be removed and replaced with landscaping.

California Environmental Quality Act (CEQA)

Currently, the project is listed on the Santa Clara County Local Oversight list as having a Fuel Leak Case
and Rotten Robbie has been undergoing the process of filing for a Fuel Leak Closure. The site is now on
track for Fuel Leak Case Closure.

The City has performed environmental review of the project. Based on this review, the Director of
Planning, Building and Code Enforcement prepared an Initial Study (IS) and a draft Negative Declaration
(ND) for the subject site. The documents were circulated for public review between January 10, 2013 and
February 8, 2013. The ND states that the proposed Conditional Use Permit will not have a significant
effect on the environment.

Conclusion

Based on the above analysis, staff concludes that the proposed project is consistent with the General Plan
goals and policies and conforms to the standards of the Zoning Ordinance with respect to setbacks, height
and parking. The proposed project also is consistent with the Commercial Design Guidelines with respect to
building design and circulation.
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